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o RE’QUEST ANALYSISz o
RECOMMENDATION

03SNO316
. (AMENDED)

L tJ‘a'mes Doraxi*Co

' M1dloth1an Maglstenal Dlstrlct : ' e
Watkms Elementary, Midlothian Middle and Midlothian ngh School Dlstncts S
North lme of Midlothian Tumplke :

REQUE Rezomng from Agncultural (A), Commumty Busmess (C-3) and General Busmess o
(G5 to Commumty Business (C-3) with: Condmonal Use Planned Development to -
~ permit exceptions to Ordinance requirements. Spec1ﬁcally, exceptions as noted in -
. the attached Textual Statement are requested : : : '

PROPOSED LAND USE:

A mlxed use development_ con51stmg of commerc1al ofﬁce and multlfamﬂy’ -

re51dent1al uses is plann e apphcant has agreedt itr res1dent1a1 development
to a maximum of 251 dwellmg units. R e ’

0 -;.CONSI])ER THIS

(NOTE: IN ORDER FOR 'THE"PLANN]NG coms |
| v ‘}‘RRALFEEMUSTBE -

REQUEST AT THEIR APF
PAID PRIOR TO THE PUBLIC [

: esstheir on ,ssary capltal fac1ht1es ; L
. as outlined in the Zonmgi Ordmance and the Compre ens e Plan Spec1ﬁcally, the

nPubltcServzce

Providing a FIRST CHO{ CE quhmunity'Thro,ugh,Ekéfell_:



(NOTES:

‘need for schools is 1dent1ﬁed in the County's adopted Public Fa01ht1es Plan and - |

Capltal Improvement Program and the impact of this development on these facilities

- is discussed herein. The  proffered conditions do not: adequately mitigate the impact

on school facilities, thereby insuring adequate service levels are mamtamed and
protecting the health, safety and welfare of. County cmzens '

~ While the. apphcant has proffered to contribute cash towards mmgatlng the trafﬁc.
“impact of the residential development within this project, the proffered condition

limits the use of the. transportatron portion of the cash proffer. The use of this money o

- should not be lumted nor should it be allocated to an. 1mprovement that is also

proffered

| The requested srgn exceptrons represent a substantlal increase in allowable s1gnage .

resulting in a potentlal for additional sign prohferatron in this area. The srgnage
allowed by Ordinance is sufﬁcrent for the proposed development

A CONDITIONS MAY BE IMPOSED OR THE PROPERTY OWNER(S) ‘

MAY PROFFER OTHER CONDITIONS

| B. IT SHOULD BE NOTED THAT THE. REVISED PROFFERED. |

CONDITIONS WERENOT SUBMITTED AT LEAST THIRTY (30) DAYS -

PRIOR TO THE COMMISSION’S PUBLIC HEARING PER THE )

“SUGGESTED . PRACTICES AND PROCEDURES”: THE

“PROCEDURES”‘ SUGGEST THAT* "I'HE ‘CASE - SHOULD BE

DEFERRED IF REPRESENTATIVE FROM THE AFFECTED -
NEIGI-IB.RHOOD(S), STAFF AND THE COMMISSIONERS HAVE
NOT HAD SUFFICIENT TIME TO EVALUATE THE AMENDMENTS.

STAFF HAS HAD AN OPPORTUNITY TO THOROUGHLY REVIEW
THE PROFFERS ) ' : : '

| _C_OMT_Q&

1.

: The Textual Statement dated 4/8/04 as revrsed 4/9/04 shall be consrdered the Master s
Pl ® |

| Except as outlmed in the Textual Statement where the 'standards outlmed in Exhrblt '
- A conflict with the’ standards of the Zomng Ordmance the more strict or hlgher
,standards shall apply (P) T

PROFFERED CONDITIONS ,

1.

Public water and wastewater The pubhc water and wastewater systems shall be'

used (U)
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- line, and shall generally align the existing crossover ¢

. Tenantsize. With the exceptlon of one tenant no tenant shall exceed 50, 000 square -

feet of gross floor area. Provided further, inno event shall a tenant exceed 68,000 |
: ;square feet of gross floor area. (P) F

7 Access Easement. Pl'lOl' to any site plan approval, an access easement acceptable to o
the Chesterfield (“Transportatlon Department”) shall be recorded from Winterfield
Road and/or from Midlothian Turnpike as determined by the Transportation

Department, across the: property to permit vehicular: and pedestnan access to the '
Knabe parcel identified as’ Tax D 725-709-7211 (T) '

Access Wmterﬁeld D1rect access from the property to. Wmterﬁeld Road shall be _
- limited to one (1) entrance/exit. The exact location of this access shall be approved g
by the Transportatlon Department (¢Y) ' .

Access Mldlothlan Turnmke Direct access- from the: property to M1dloth1an.
~ Turnpike shall be lumted to three (3) entrances/ex1ts The easternmost access shall
be located towards the eastern property line, and shall be limitedto right-turns-in and
right-turns-out only. The ‘middle access- shall - allgn the existing crossover on
Midlothian Turnpike located approximately 900 feet west -of the Wmterﬁeld
~Road/LeGordon Drive intersection, and shall be: lmnted to left and right-turns-inand
right-turns-out only. The westernmost access shallbe ocated at the westernproperty .
Midlothian Turnpike located
ad/Le Gordon Dnve mtersectlon
- The exact location” of these accesses shall be approved ‘by - the Transportatlon :
' Department (T) : : '

‘approximately 1,700 feet west of the Winterfield Roa

Tnnbenng Restnctlon Except for ‘nmbermg approved by the: Vlrglma State'
- Department of" Forestry for the purpose of removing ; dead or diseased trees, there
shall be no tnnbenng on the Property. until a I dlsturbance ‘permit has been
obtained from the Envrronmental Engmeerng e partment and the approved dev1ces v
= have been mstalled (EE) : , ,

' Burmng Ban. The developer shall not use burmng to clear or t1mber the sub_]ect

. 'propertles 1))

Transportatlon Improvement To prov1de an adequate roadway system atthe time of '

~ complete development, the Developer. shall be responsrble for the followmg

- improvements. The exact length and design of the followmg 1mprovements shall be
~ approved by the Transportatlon Department ' S

a. Constructlon of addltlonal pavement along the Westbound lanes of
Midlothian" Turnplke at both the. middle and ‘westernmost access to
Midlothian Tumplke, and at the Wmterﬁeld Road mtersectlon to prov1de :
separate nght turn lanes. : : D
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Construction of additional pavement along the eastbound lanes of Mdlothran ‘
Turnpike at the existing crossover that serves the Westemmost access to
prov1de adequate dual left turn lanes.

Constructlon of addltlonal pavement along’ the eastbound lanes of Midlothian . - -
Turnpike at the ex1stmg crossover that serves the m1ddle accessto prov1de an
adequate left turn lane

Construction of a large raised medran in the m1ddle access onto M1dloth1an .
Turnplke to restrict left turns out of the property

- Construction of an additional westbound lane of pavement along Midlothian |

Turnpike from Winterfield Road across the: property, to the western property
line. , .

Construction of a six (6) lane divided typlcal sectlon (i.e.,two (2) nOrthb ot d I

lanes and four (4) southbound lanes) for the ‘westernmost access at 1ts
intersection with MldlothJan Turnpike. ’

Construction of a four (4) lane typical section (1 €., one. (1) northbound lane v .
and three (3) southbound lanes) for Wmterﬁeld Road atits mtersectlon with
M1dlotluan Turnpike.

Construction of a trafﬁc 1sland/crrcle in Wmterﬁeld Road at the approved k
- access, if approved by the Transportatlon Department and VDOT. In’ the
event a traffic island/circle is not approved for the Winterfield Road access,
addltronal pavement shall be constructed: along Winterfield ‘Road at the
approved access- to provide leﬂ and nght turn lanes ' . '

Relocation of the. ditch to prov1de an adequate shoulder along the west 51de of
Wmterﬁeld Road for the ent1re property frontage '

Full cost of trafﬁc srgnahzatron of the Westemmost site access/Mldlothlan :

Turnpike intersection and full cost of traffic signal modification at the
Winterfield Road/Le Gordon Dnve/Mldlothlan Turnpike mtersectron if -
warranted as determmed by the Transportanon Department '

Dedrcatlon to Chesterﬁeld County, free and unrestncted of an addltlonal: V

nght-of-way (or easements) required for. the i unprovements identified above. .

In the event the developer is unable to acquire any “off-site” right-of-way that
is necessary for. any improvement’ 1dent1ﬁed -above, the developer may
request; in ‘writing, that the County acquire such: nght-of-way as a public road
unprovement All costs associated with the acquisition of the right of way f
shall be borne by the developer. In the event the ‘County chooses niot to assist -
the developer in acqulsrtlon of the “off- s1te” nght of-way the developer shall
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10.

1.

12,

13.
' - dwelling units. (P)

14.

only be required to prov1de road i 1mprovement within available nght-of-way
as determined by the Transportation Department (D

‘Phasing. Prior to any s1te plan approval a phasmg plan for the requlred road N
improvements, as identified in Proffered Condition 8 shall be submitted to and .
»approved by the Transportatlon Department -The: approved phasing plan shall -
require, among other things, that in conjunction with-any development with sole

access to Winterfield Road, all the road i nnprovements along Winterfield Road and
the right turn lane along Midlothian Tumplke at the Winterfield Road i intersectionas
identified in Proffered- Conditions 8.a., g, h, i, and j. shall be completed as
determined by the Transportatron Department except to the extent the County B
chooses not to assist in the: acquisition of “off- s1te” rlght-of-way as set forth in 8k);

~and in conjunction wﬂh any development with access to Midlothian Turnplke, all -
toad improvements as identified in Proffered Condrtlon 8 shall be completed as

determined by the Transportatlon Department except to the extent the County_

- chooses not to assist in the acquisition of “off site” nght-of-way as set forth in8(k).

@

Prior to any site. plan approval thrrty-ﬁve (35) feet of rrght-of-way along the west |
side of Winterfield Road, measured from the centerline of that part of Winterfield

- Road immediately adjacent to the property, shall be dedlcated ﬁ'ee and unrestrrcted !

to and for the benefit of the County (T)

Prior to any site plan approval a plan with sufﬁcrent des1gn information, - as_,
determined by the Transportatlon Department for the improvement of Wrnterﬁeld -

" road north to the Southern Railroad crossmg on Wmterﬁeld Road inthe same general

location as the current railroad crossing shall be submltted to and approved by the

‘Transportation: Department and any additional right of v way, based on the approved

plan, shall be dedrcated free and unrestrlcted to’and for the benefit: of the County ,
M S - ~

The maximum dens1ty of the development shall be 300 000 square feet of shoppmg ¥
" Center, 10,000 square feet of general office, 18,000 square feet of high turnover (sit- -
- Down) restaurant and 251 apartment units, or equlvalent dens1t1es as approved by the .
Transportatlon Department @

Residential density." There shall be a maximum of two hundred ﬁfty-one (251)

_Cash proffers. Except and unless otherwrse_gi ’"rov1ded herem, the appllcant '
~ ‘subdivider or assignee(s) shall pay the following
- to the issuance of dwelhngs building perm1t for

unty of Chesterfield prior
Inirastrt vcture nnprovements thhm* i

the service drstnct for the property

a. $5,025 per dwellmg unit, if pa1d pnor to July l 2003 or
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jikffﬁpedestnan scale'-development ®)

b The amount approved by the Board of Su' rwsors not to exceed $5, 025 per S
E dwelling unit adJusted ‘upward by any increase in the Marshall and Swift -

- Building Cost Index between July 1;2002, "and July 1 of the fiscal year in
which the T 'yment is made if pald aft e 30,:2003. At the time of -
payment, the $5,025 will be allocated a among the facility costs as -
follows: $3,547 for - transportation, $59 for par and. recreatlon, $324 for,
libraries, $346 for fire stations, and- $2 hools. - The $3,547 for
transportatron is proffered provrded that nts shall be used either for
offsite improvements to relocate Winte: (mcludmg improvements
to the railroad crossing) ‘or for: th' ion ”of the mtersectron of e
Mldlothran Tumprke and Otterdale Ro ' S :

c. To the extent the cash payment is- not;
proffered Within”-,il5:'-‘years.ofreceipt,the \
to the payor (B&M) ST

_ Archrtectural treatment The archrtectural tre

- respect to creatlrlgi:'f""ﬁ pedestnan envrronment
. described in Proffered Condltlon 21; bulldmgs
' "Wmterﬁeld Roadw1 :




19.-

20.

21.

2.

23,

24.

Dwelling units. Any dwellmg units shall be located generally east of the pond
‘located on Tax IDs 724-709-7661 and 725-709-1125 as generally depicted on Exhibit -
- C. Any residential building on the perimeter of the project along Winterfield Road
- shall be a maximum of two (2) stories for any portion of the building that is within

ninety-five (95) feet of the centerline of Winterfield Road. Provided, further, inno

- event shall any res1dentral bulldmg exceed three (3) stones ®)

Clubhouse and pool. Pnor to the certlﬁcate of occupancy for more than one hundred

(100) dwelling units; a clubhouse shall be constructed that shall contain a minimum

of five thousand (5,000) gross square feet. Provided further, any sales office within

the clubhouse shall not exceed twenty-ﬁve (25) percent of the clubhouse’s gross :

‘square footage. (P)

' Srdewalks Srdewalks and crosswalks where necessary, shall be constructed along

the west side of Winterfield Road and north side of Midlothian Turnpike for the.

* entire length of the subject properties adjacent to such roads. Iflocated withinthe

VDOT right of way, the sidewalks and. crosswalks shall be constructed to- requlred ;
VDOT standards and materials.. Sidewalks shall be a minimum of five (5) feet in -

. width and, if located outside of the right of way, constructed of decorative. materials. -

There also shall be an internal system of sidewalks and crosswalks ‘in the
development constructed of decorative materials. Street Trees shall be planted .
adjacent to Midlothian Tumplke and Wmterﬁeld Road P& T) .

Lighting. Along the penmeter of the development adJ acent to Wmterfield Road and

~ Midlothian Turnpike, pedestrian scale light fixtures shall be installed with a design §
 consistent with the Midlothian Village Guidelines and spaced asmay be approved at

time of site plan review.  The project shall also- have an internal system of outdoor
lighting, consistent with the pedestrian scale: _of the development except as may be

: approved at tlme of site plan review. (P)

Prohibited Uses and Restnctlons West of the Pond. Automoblle dealershlps ﬁmeral
~ homes or mortuaries, and hospitals shall be prohibited. Uses adjacent to the western -

side of the pond as' generally depicted on Exhibit C shall be limited to restaurant =

- 11m1ted to restaurant cocktail lounges' and mghtclubs (P)

- ,Wmterﬁeld Entrance Uses East of the. Pond. Uses east of the pond as. generally -
~ depicted on Exhibit C shall be limited to those uses permitted by right or with -
~7 . restrictions in the 0-2 and C-2 Districts, - except as further allowed or restricted _
* herein. Fast food restaurants shall be permitted except there shall be no drive-thru.

- _Further, the first floor of that portion of the building adjacent to and fronting the
- north side of the Winterfield Road entrance shall be limited to those uses permitted -

by right or with restrictions in the C-2 District. - Prov1ded further, that portion of the -
building fronting the Winterfield Road entrance shall contain at least two stories and -
the floors above the first: ‘story shall be hmlted to those uses permitted by right or -
with restnctlons in the R-MF District. The remarmng portlon ofthe property north of -
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the Winterfield Road entrance shall be restricted to those uses permitted by rrght or B
with restrictions in the R-MF District. (P) : '

- 25, Main Street. The center entrance into the development from Midlothian Turnplke :

_ street shall mclude

shall be designed as a “main street.” To accomplrsh this, the des1gn of the main »

a.

A two (2) dnve lane street section wuh two ) angled parking lanes, startlng o
an adequate dlstance from Mldlothlan Turnplke, as detenmned by ‘the
Transportatlon Department :

. Sidewalks. measurrng twelve (12) to ﬁfteen 15) feet in w1dth on each s1de of .
the street : ‘

Street trees on each s1de of the street spaced approxrmately thnty (3 0) feet on
center. : ,

Pedestrian scale omamental street hghts located between the street trees

A m1n1mum of 20 OOO square foot “v111age green” area desrgned toserveasa

gathering place alongs1de the main street and located ata strong pedestnan
node. : : : i

The stores frontmg the main street, wh1ch are generally parallel to the mam -

street, shall have a traditional store front des1gn with drsplay w1ndows and S

pedestnan awmngs (P)

, f GENERAL INFORMATION. :

North lme of Mldlothlan Turnprke west of Wmterﬁeld Road and also west: line' of. 3
Winterfield Road, north of Midlothian Tumprke Tax IDs 724-709-2311 2528 4210 5831
6911 7661 and 9121; and 725-709-1 125 and 7635 (Sheet 5)

Exrstmg Zo g

- Size:

A, C-3 and C-5

34.-5'acres
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Existing Land Use:
Residential, commercial oryacant
. Adjacent Zoning and Land Use: ; :

North - A and I-1 w1th Condltlonal Use Planned Development Smgle famrly res1dent1al or

' : vacant :
South - A and C-3 with. Condltlonal Use Planned Development Commercral or. vacant
East -R-7and A; Single famlly res1dent1al or vacant

. West -Aand C 3; Commercial - '

UTILITIES

Public Water System

There is a twenty-four (24) mch water line extending along the north side of M1dloth1an .
Turnpike, adjacent to the request site. In addition, there is a twelve: (12) inch water line

extendmg along the west side of Wmterﬁeld Road, adJacent to. thissite. Use of the publlc. i
water: system is mtended and has been proffered (Proffered Condltlon l) A

Publlc Wastewater System:

There is a fifteen (15) inch wastewater trunk line, part of the Mlchaux Creek trunk system

extending across this site. In'addition, there is an erght (8) inch wastewater collector

extending along the. northem and western boundaries of ‘this site. Use of the pubhc_'_
wastewater system is mtended and has been proffered (Proﬂ'ered Condmon 1) -

ENV]RONMENTAL N
- Dm;agtmﬂl___rm

The property drains north under the adJ acent railroad tracks to Mrchaux Creek and eventually :
- tothe James River. Itis mostly fields, although asmall portlon is wooded and should notbe. .

timbered without first obtammg a land-disturbance:. permlt from the Envrronmental e
Engineering Department (Proﬁ‘ered Condition 6). Th1s Wlll ensure adequate erosion control o

* measures are in place prior. to any tlmbenng

1There are no ex1stmg or antrcrpated on- or off—srte erosion control problems The pond on ., _
the property is critical to area drainage. Although sites south of Midlothian Turnplke have

detention facilities, additional facilities may be required due'to the size of the culvert located i

under the railroad tracks. The pond should therefore be modlﬁed to meet today S standards o -
(Proffered Condltlon 17) _ k B
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PUBLIC FACILITIES ;

The need for fire, school, library, park and transportation facilities is identified in the Public
Facilities Plan, the Thoroughfare Plan and the Capital Imp rdvement*Progam.ﬂ The residential

component of this development will have an impact on these facilities.

Fire Service:

The Midlothian Fire Station, Company Number 5, and Forest View Volunteer Rescue Squad
_currently provide fire protection and emergency medical service. Based on 250 dwelling
units, this development could generate forty-five (45) calls per. year for service. The
~ applicant has addressed the impact on fire and EMS (Proffered Condition 14). Fire hydrant
locations and access requirements will be evaluated at the time of plans review.

The applicant has 'preffefred not to burn ‘land ¢1ea1ipg‘{vor' ﬂtiinbermg debris (Proffered
“Condition 7). This proffer is acceptable to the Fire Department. :

The applicant has requested a four (4) foot exception to the thirty (3 0) foot public access road

 requirement, to allow twenty-six (26) foot access roads: (Textual Statement 11). The fire

code requires buildings that exceed thirty (30) feet in height to have a minimum twenty-six

~ (26) foot wide fire access road in the immediate vicinity of the building; to provide access for
aerial apparatus. R L ' '

Schools: |

Approximately 135 school age children willvbegenerated by this development. The site lies

in the Watkins Elementary School attendance zone: capacity - 752, enrollment - 832;
- Midlothian Middle School zone: capacity - 1331, enrollment - 1393; and .

Midlothian High School zone: capacity - 1568, enrollment - 1614. o

This development will have an impact on area schools. There are currently eight (8):tr_ailers'
-at Watkins Elementary, five (5) trailers at Midlothian Middle and five (5) trailers at -
Midlothian High. The applicant has not offered measures to adequately address the impact

of this development on area school needs. (Proffered Condition 14)
Libraries:
_ .‘C,onsistent with the Board of Supervisors’ Policy, the 'imp'ae_t of development on library
services is assessed County-wide. = Based on projected population: growth, the Public -

Facilities Plan identifies a need for-additional library space throughout the County. Evenif
 the facility improvements that have been made since the Public Facilities Plan was published -

are taken into account, there is still an unmet need for additional library space.

This development is loeafedv-such that it would imolsrt .likéflyiéffect the Midlothian Library.
The Public Facilities Plan identifies a need for additional library space in this area of the
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County The applicant has offered measures to address the 1mpact of thls development on
library facilities. (Proffered Condltlon 14)

Parks and Recreatlon.

To date no comments have been recelved from the Parks and Recreatlon Department for thrs B
request. : : :

Transportation:

The property, consrstmg of approxrmately t]nrty-ﬁve (35) acres, is - currently zoned
Agncultural (A) on approximately twenty-seven (27).acres; Community Business. (C-3)on
approximately six (6) acres and General Business (C-5) on approximately two (2) acres. The
applicant is requesting Tezoning' to C-3 witha Condltlonal Planned- Development to
allow the development of a mlxed-use project, consrstmg o eta ';;-ofﬁce and resrdentlal uses o

In accordance with the Development Standards Manual in: the.Zonmg Ordmance a trafﬁc
study is necessary to assist in evaluating the impact of a deve lop ”',,ent of this magmtude The
applicant ‘submitted a traffic study, which satisfies the: D ‘

requirements for an analysrs of the proposed development at

SR
i

f d-out ‘based ona twenty‘ -

(20) year projection of local +raffic plus traffic volume. projections from anticipated = |

development of adjacent parcels south of Midlothian Turnpil
proffered a maximum density on the property, consisten
300,000 square feet of shoppmg center, 18,000 ‘Square
restaurants, 10,000 square feet of.general office, and 25f
traffic generators. (Proffered Condmon 12) '

(Route 60). The applicant has
the approved traffic study,of
of high turnover (31t-down) =
: partments, or other equlvalent

The proposed development is antlclpated to generate approxrmately 18 000 average darly_g =
trips. A total of approxunately 620 of these trips will occur in the 1 mormng peak hour and S
approx1mately 1,670 1nthe evemng peak hour These vehicles w ;

six (6) lane facility with dual turn lanes at every maJt_
' Winterfield Road and- Route 60 is very congested (ie.
W1th the trafﬁc prOJectrons and the apphcant s ‘;p

.-mterﬁeld Road However

be 1mproved with addltlonal through lanes on Route 60: e _
{ nd intent of the Midlothian

‘widening of Route 60 through iat area conflicts with th sp.
Area Community Plan. The Planrecommends enhancem 'dlothlanbymalntammg its
“Village” characteristics. The Plan states: “Potenti: ng Route 60 is limited
.between Old Buckmgham and Wmterﬁeld Roads” No 03 lmprovements, other than the




: »Route 288 Project, are mcluded in the Vrrglma Department of Transportatron (VDOT) SlX- ,
Year Improvement Pro gram for this area. - :

 The Thorougﬂare Plan 1dent1ﬁes Winterfield Road as a collector w1th a recommended nght o
of way width of seventy (70) feet. The applicant has proffered to dedicate thirty-five (35) feet
of right of way, measured from: the centerline of Wmterﬁeld Road in accordance w1th that
Plan. (Proffered Condrtlon 10) S :

The Thoroughfare Plan also 1dent1ﬁes a proposed north/south collector (“Wmterﬁeld Road
‘Relocated”), witha recommended right of way width of s seventy (70) feet, starting just north
of Route 60, extending northwest through the- subject property and across the Southern -

" Railroad to intersect Wmterﬁeld Road south of Salisbury Subd1v1s1on “The Board of

Supervisors approved this allgnment for Winterfield Road Relocated in February 1992. The -
applicant proposes an eastward shift in the alignment of Winterfield Road Relocated; and as
aresult, its alignment would follow the current location of Wmterﬁeld Road as it crosses: the.
Southern Railroad. The proposed alignment for Wrnterﬁeld Road Relocated will serve the
same traffic function as the currently approved alignment. The apphcant has proffered that a
plan will be submitted, for the Transportation Department’s review and approval showmg 3
the proposed ahgnment for Winterfield Road Relocated; and that: any right of way necessary»
to accommodate the road extension will be dedicated (Proffered Condition 11). This plan.

should show, among other thmgs the proposed ahgnment of Wmterﬁeld Road Relocated off- ~:
site and north of the rallroad :

Development must adhere to the Development Standards Manual in the Zomng Ordmance |
relative to access and internal circulation (Division 5). The Thorou

are Plan’ 1dent1ﬁes =

Route 60 as a major arterial. Access to major arterials and collcctOrs, such as Route 60 and

Winterfield Road, should be controlled. The applicant has proffered that direct access from -
the property to Route 60 will be limited to three (3) entrances/exits. (Proffered Condition 5).
The easternmost access will be located towards the eastern property line, and shall be limited
to right-turns-in and right-turns-out only. The middle access shall align'the existing crossover
on Route 60 located approxrmately 900 feet west of the Wm rfield Road/LeGordon Drive
intersection, and will be limited to left and right-turns-in and nght- -out only. «:The

applicant has proffered to install a large raised median in thrs access to restrict left: tums out:
of the property (Proffered Condition 8.d.). The westernmost: Route 60 access shall be located e

at the western property line, and will generally align the new crossover on Route 60 that was'

constructed with the Route 288 PI'O_] ect. The applicant has proﬁ'ered that only¢ one (1) d1rect o

access will be provided from the property to Winterfield Road (Proffered Condltron 4). The ,
_applicant has also proffered to record an ‘access easement from both Route 60 and
Winterfield Road across the property to serve the:Knabe: parcel located i in the northwest -
corner of the Winterfield Road/LeGordon Drive/Route 60 mtersectron (Proffered Condltlon' :
3) ey . R

The traffic i impact of this development must be addressed The apphcant has proffered to:1)
construct additional pavement along the westbound lanes of Route 60 at both the middle and -
westernmost access, and at the Wmterﬁeld Road mtersectron to provrde separate nght turn fRE
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lanes; 2) construct additional pavement along the eastbound lanes of Route 60 at the ex1st1ng '
crossover that serves the westernmost access to provide dual left turn lanes, 3) construct
additional pavement along the eastbound lanes of Route 60 at the existing crossover that
- serves the middle access to.provide an adequate left turn ‘lane; 4) construct an -additional
westbound lane of pavement along Route 60 from Winterfield Road, across the property, to
the western property line; 5) construct a six (6) lane divided typical section (i.e., two (2)~
v northbound lanes and four (4) southbound lanes) for the westemmost access at its
intersection with Route 60; 6) construct a four (4) lane typlcal section(i.e., one (1)
northbound lane and three (3) southbound lanes) for Wmterﬁeld Road atits intersection with -
~ Route 60 (note: this improvement should extend at least 300 feet north of Route 60); 7)
construct a traffic island/circle in Winterfield Road at the approved access, if approved by the
Transportation: Department and VDOT. In the event a traffic island/circle is not approved -
additional pavement will be constructed along Winterfield Road at the approved access to
‘provide left and right turn lanes, 8) relocate the ditch to provide an adequate shoulder along
the west side of Winterfield Road for the entire property frontage; and 9) provide full cost of
traffic signalization of the westernmost site access/Route 60 intersection, and full costof
traffic signal modification at the Winterfield Road/LeGordon Dnve/Route 60 mterseetlon, if
warranted (Proffered Condition 8) r

‘ The developer may need: to acqu]re “off-site” right of way in order to prov1de some of the
proffered road nnprovements ‘especially the :improvements along Winterfield Road.
According to Proffered Condition 8.k, if the developer is unable to acquire the right of way

. for these improvements, the developer may request the County to acquire the right of wayas - -

a public road improvement. All costs associated with the acquisition will be borne- by the
developer. If the County chooses not to assist with the right of way acquisition, the
developer will not be- obhgated to acquire the "off-site" nght of way, and will only be -
obligated to construct road nnprovements within available nght of way. (Proffered Condition
8. k) e

The apphcant has also proffered to contribute cash, i 1n an amount consistent with the Board =

of Supervisors’ Policy, towards mitigating the traffic impact of the residential development '
within this project (Proffered Condition 14). Cash proffers alone donot cover the cost of the
~ improvements needed to accommodate traffic increases from development. The apphcant
* has further proffered lumtmg the use of the transportatlon portion of the cash proffer to the
relocation of Winterfield Road or signalization of the ‘westernmost site access/Route 60 -

intersection. In Proffered Condltlon 8.j., the applicant also proffered to provide the full cost _
" of traffic signalization at this intersection. This cash proffer ‘money may be needed for a

higher priority project within that traffic shed; therefore ‘the Transportatlon Department
cannot support this request ' : _ , o

Another proffer will requlre a phasmg plan for the proffered road 1mprovements to be
submitted, for the Transportation’ Department’s review and approval (Proffered Condition 9).
The proffer requires that, dependent upon how the property is: initially developed/accessed,

certain road i 1mprovements must be provided. Specifically, the approved phasing plan will
require that in conjunction wrth any development w1th sole access to Wmterﬁeld Road allk k
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the proffered road improvements along Winterfield Road and the right turn lane along Route
60 at the Winterfield Road intersection will be constructed. In addition, the approved phasing -
plan will require that in conjunction with any development with access to Route 60, all of the

- proffered road improvements will be constructed. ’ Co ‘

A Richmond Rail Transit Feasibility Study was recently completed for the Richmond Area
Metropolitan Planning Organization. The Study looked at possible rail corridors and services
in the region, including rail service to the Midlothian area. Staff recommends that, in the
event light and commuter rail service is ever provided in the area, a parking area would be
provided on the property for parking and the pickup/discharge of passengers. The applicant
has indicated that due to development constraints, they are unwilling to commit a parking -
area for this use. A g L &

- As previously stated, the applicant has proffered to contribute cash towards mitigating the

‘traffic impact of the residential development within this project. However, the proffered.
condition limits the use of the transportation portion of the:cash proffer to relocation of
Winterfield Road or signalization of the westernmost site access/Route 60 intersection. The
use of this money should not be limited, nor should it be allocated to an improvement that is -
also proffered (signalization of the westernmost site access/Route 60 intersection); therefore,

the Transportation Department cannot support this rjequejs't{ '

At the time of site plan reviéw, sﬁe‘ci:_ﬁc reéommcndat'ions{w:illvbelma‘d"e regarding access and
internal circulation. ‘ : G D o
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' Financial Impact on Capital Facilities:

'PER UNIT

Potentlal Number of New Dwellmg Umts' o 251% | B 100
Populatlon Increase ' ' : 2.00_, o - 272
Number of New Students o _ | o | : _ ,
Elementary ' o o 6024 R . (‘)7.2’4 |
 Middle S - %63 o013
Hgh I Y R
TOTAL R e 054
NetCostforSchools | - 1216597]  4g47
Net CostforPacks | oo 693
Net Cost for Libraries - s L 194,125 R S 375 '
| Net Cost for Fire Stations S10065Lf 401
AverageNetCostforRoads | 103139 4109
| TOTAL NET COST AR N 2616675 10,425 |

*Based on a proffered maximum number of units (Proffered Condltron 13) The actual number of :
units developed and correspondlng 1mpact may vary. e v '

As noted, this proposed development w111 have an nnpact on cap1ta1 fac111t1es ‘Staff has calculated

the fiscal 1mpact of every new dwelling unit on schools, roads, parks Tibraries and fire stationsat

'$10,425 per unit. The applicant has been advised that a maximum proffer of $9,000 per unit would

defray the cost of the capital facilities necessrtated by this proposed development The applicanthas.
~ offered cash in the amount of $5,025 per unit- (Proffered Condition 9). ‘This amount adequately -
addresses the impact on each of these capital facilities categories with the exceptron of schoolsand -

transportation. Consequently, the County s ability to prov1de adequate school and transportatlon' _
facilities will be. adversely affected _

Note that c1rcumstances relevant to tlns case, as presented by the apphcant have been reviewed and
it has been determined that it is approprlate to accept the 1 maxrmum cash proffer in th1s case.

LAND USE
‘ Comprehensive Plan'

‘Lies within the boundaries of the Mrdlothlan Area Commumg Plan. wh1ch suggests the
property 1s appropnate for suburban commercial, planned transrtlon and v1llage ﬁmge uses
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Spec1ﬁca11y, the Plan suggests uses west of an on-site pond may include retail shoppmg‘
centers, office-service establishments and similar uses (suburban commercial). Office, .
medium density housmg, personal services and community facilities, uses that contribute toa

- transition to the Midlothian Village area to the east, are deemed as more appropriate forthe - 2

area located east of the pond (planned transmon) Uses consistent with those: suggested for - "
the planned transition area are also appropriate for a small parcel in the southeast corner. of o
the request site located in the v111age fringe area.

Area Development Trends:

- Mostof the adjacent property to the north is zoned A and is vacant whilea small portron is
zoned I-1 with Conditional Use Planned Development and is-an undeveloped portion of the
Sommerville Development. Property to the south is zoned C-3 -with Conditional Use
Planned Development and is occupied by commercial uses or remains vacant. Single family
residential use exists on adjacent property located in the northwest quadrant of Midlothian -
Turnpike and Winterfield Road. Property to the east, east of Winterfield Road, is zoned and -
developed for residential uses on large acreage parcels and in Alexandria Station Subd1v1sron |

or remnains vacant. AdJacent property to the west is: zoned and developed to. perrmt
commercml uses. : _ :

| Zoning H1sto;y» :

~ On May 23 1979, the Board of Superwsors, upon a favorable recommendatlon ﬁ'om the,
Planning Commission, approved the rezoning of a portion of the request site with frontage on

Midlothian Turnpike (Case 795059). In addition to other pernntted general busmess uses,
motor vehicle sales use was planned ‘ i

On February 22, 1984, the Board: of Supetvisors, upona favorable recommendatron from the o
Planning Commission, approved a Conditional Use to perrmt alawn and garden equipment

sales and service business on a portion of the request s1te wnh ﬁontage on M1dloth1an -
Turnpike. (Case 838205) :

On April 27 1988, the Board of Superv1sors upon a favorable recommendatlon from the :
- Planning Commission; approved a Conditional Use to penmt mml-warehouses and outdoor
recreatlonal facilities on a portron of the request s1te (Case 888019)

Development Standard

rCurrently, the request property hes wnhm Emergmg Growth and Vlllage District : areas. The v
purpose of the Emerging Growth District Standards i isto pr' 'mote h1gh quality, Well-des1gned

projects. The purpose of Village District Standards is'to: Tecognize unique villages within the -

County and to maintain and reinforce the character, identity and -pedestrian scale by v
continuing and enhancmg existing patterns of development - Where not addressed i m the
, apphcant’s Textual Statement or Proffered Conditions, redevelopment of the site or new
constructlon for commerc1al and ofﬁce use must conform to the requn'ements of the Zomng 5
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Ordmance, which address access parkmg, landscapmg, archltectural treatment setbacks,
signs, buffers, utilities, and screening of dumpsters and loading areas. It should be noted, the
?apphcant has requested an exceptlon to certain requlrements :

A conceptual plan (Exhibit C) has been submitted in con_]unctlon with this request (Proffered i
Condition 16). The intent of Exhibit C'is to depict a planned pedestrian. scale env1ronment
centered on a main street as descnbed in Proffered Condltlon 25

Proffered Condition 3 would require that vehicular and pedestrian connections be made
between the development and Tax ID 725-709-721 1, located in the northwest - quadrant of the
mtersectron of Midlothian Turnpike and Wmterﬁeld Road

The applicant has agreed to provrde street trees along M1dlotlnan Turnprke and Winterfield
Road; a pedestrian circulation system throughout the development and along Midlothian -

Turnpike and Winterfield Road and pedestnan scale hghtmg (Proffered Condrtlons 21 and '
22) -

Uses West of the Pond: A

‘Within that area shown on the plan west of the pond commerclal development is mtended =
In order to provide a “main street” feel to the- development the applicant has requested _
exceptions to Ordinance requirements relative to setbacks and the number of Trequired
parking spaces (See Textual Statement). In addition; Proffered Condition 2 would limit the
- size of individual tenants in the development. Commercial ‘uses would be limited to those .
uses permitted in the Commumty Business (C-3) Dlstnct, except as restricted by Proffered
Condition 23. Further, the area adjacent to the western side of the pond-is limited to
restaurant, cocktail lounge and mghtclub uses. (Proffered Condltlon 23) '

* A “main street” area is planned for development off of the center entrance from Mldlothlan ,
Turnpike (Proffered Condition 25). A “village green” area of at least 20,000 square feetis to
be provided within this area. In addition to drive aisles and parkmg, this area would contaln ’
twelve (12) to fifteen (15).foot wide sidewalks; street: trees ‘ornamental streethghts and,_ '
traditional storefronts w1th dlsplay wmdows and awnmgs e

Uses East of the Pond:

Within that area shown on the plan east of the pond,; commercral ofﬁce and multrfarmly
residential development is intended. Like commercial and office development proposed west
_of the pond, the “applicant has requested exceptions to Ordinance requirements relative to
setbacks and the number of requlred parking spaces (See Textual Statement). Commerclal :
and office uses would be limited to-those uses permitted by right and with restrictions i in the

‘Neighborhood Business (C-2) and Corporate Oﬂice (0-2) Dlstncts except as further allowed'
or restncted in Proffered Condltlon 24 '

' Multlfanuly residential development would be lnmted toa speclﬁc area on the property '
(Proffered Condition 24), and to amaximum of 251 dwellmg units (Proffered Condition13).
The apphcant isrequesting: exceptlons to Ordinance reqmrements for multlfamrly resrdentlal -
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development, as noted in the Textual Statement. Specrﬁcally, the requested exceptions relate
to setbacks, number of required parkmg spaces, minimum acreage requirements, dwelling
units per floor, width of pubhc access roads, percentage of parcel coverage, distance between
buildings, recreational area requrred and buildings fronting on an adjacent or internal public
road. Asacomponent of the multifamily residential development, the applrcant has agreed -
to provide a clubhouse and pool The clubhouse is to be constructed prior to issuance of the
101* certificate of occupancy for multlfannly uses. (Proffered Condltron 20)

Signage:

. This request includes exceptlons to Ordmance requuements for 51gns (See Textual ; :
Statement, Item 19). If approved as requested, a substant1a1 increase in allowable signage -
would be permrtted resulting in a potential for additional sign proliferation in this area. The

signage allowed by Ordinance is sufficient for the proposed development and, therefore, staff
cannot support the requested exceptlons o

Buildmg Helg_h :

In addition to Ordmance requlrements for building herghts the apphcant has agreed to .
further restrict the heights of non-residential buildings - along Winterfield Road and

‘Midlothian Turnpike and resrdentral burldmgs w1thm the development (Proffered Condrtlons - |
18and'19) o

- Architectural Treatment'

Archrtectural treatment of bulldmgs including matenals color: and style mustbe compatlble _
with buildings located within the same project. Compatlbrlrty may be achieved through the -
use. of similar bulldmg massmg, materrals scale, colors and other archrtectural features o

Within Emergmg Growth Areas no bulldmg extenor whrch would be v1s1ble to any A, R, R- '
TH, R-MF or O District or any. pubhc right of way may consist of architectural materials - -
inferior in quality, appearance or detail to any other exterior of the same building. Thereis,
Ahowever, nothing to preclude the use of different materials on different building exteriors,
_ but rather, the use of inferior materials on sides which face ad]ommg property. No portionof
a burldmg constructed of unadorned concrete block or corrugated and/or sheet metal’ may be
visible from any adjoining A, R, R-TH, R-MF or O District or any public right of way. No
~ building exterior may be constructed of unpainted concrete block or corrugated and/or sheet '
metal: These requlrements would be applicable to this development In' addition, the '

applicant has submitted Exhibit A to further ‘address archltectural treatment of bulldmgs s
(Proffered Condition 15) ’ A

CONCLUSIONS
While the proposed zoning and land uses coupled wrth the site desrgn comply wrth the M1dloth1anr
Area Community Plan, which suggests the property is appropnate for suburban commerc1al planned
transition and village fringe uses the proffered condrtrons do not adequately address the unpacts of:
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- this development on necessary capltal fac111t1es as. outlmed in: the Zomng Ordmance and the
Comprehensive Plan. Specifically, the need for schools is identified in the County’s adopted Public Public _
Facilities Plan and Capital Improvement Program and the impact of this development on these
~ facilities is discussed herein. The proffered conditions do not adequately mitigate the 1mpact on -
school facilities, thereby insuring adequate service levels are maintained and protecting the health,
safety and welfare of County citizens. ‘In addition, while the apphcant has proffered to contribute
cash towards mitigating the traffic 1mpaet of the residential development within this project, the -
proffered condition limits the use of the transportation portion of the cash proffer The use of this'
" money should not be limited, nor- should itbe allocated toan nnprovement that is also proffered

The requested s1gn exceptions represent a substantlal increase in- allowable 51gnage resultmg ina

potential for additional sign proliferation in this area. . Staff feels the s1gnage allowed by the |
Ordmance is sufficient for the proposed development :

Given these consrderatrons, demal;of thrs ;request isrecommended. .

© CASE HISTORY'

Planning Commission Meeting (10/21/03):

On their ov_vn motion, the Commission deferred th1s case to November 18,2003. - k

. Staff (10/22/03):

The apphcant was advised in wntmg that any sxgmﬁcant new or revised- 1nformat10n should
‘be submitted no later than October 27, 2003, for cons1derat10n at the Commrssmn s
" November 18, 2003, pubhc hearmg

Staff(lO/27/_O3): |

" To date, no new information has been submitted. |

Plannmg Commrssron Meeting (1 1% 18/03)

At the request of the applrcant the Commlssmn deferred th1s case to February 17 2004

Staff (1 1/19/03)- |

The applicant was adv1sed in wntmg that any s1gmﬁcant newor rev1sed mformat1on should
be submrtted no later than December 15, 2003, for consrderatlon at the Comnussron s
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February 17 2004, publlc hearmg Also, the apphcant was adv1sed that a $130 00 deferral :
fee must be paid prior to the Commission’s pubhc hearmg o

Applicant '(1/8/04):

- The applican_t submitted draft copies of revised proffered cc'ndi‘tiODs and TextuaI Staternent. :

Apphcant (1/1 5/04)

The apphcant subnutted a trafﬁc analy31s

Applicant and St‘aff(l/2'3/04)"4

A meeting was held to d1scuss the recently submltted documents Staff advised the apphcant . |
of additional time required to review and comment on the documents and noted a request for
deferral mlght be appropnate '

Applicant (1/29/04):

A request for defetral was subniitted;' The $130.00 deferral fee has not ;bee'n_:paid._ L

A Planmng Comm1ss10n Meetmg (2/ 17/04)

At the request of the appllcant the Commlssmn deferred th1s case to Apnl 20 2004

Staff (2/18/04):

The apphcant was adv1sed in wntmg that any mgmﬁcant new or rev1sed mformatlon should “e
be submitted no later than February 23, 2004, for consideration at the Commission’s April
20,2004, public hearing. Also, the applicant was adv1sed that a $130 00 deferral fee must be B
- paid pnor to the Comnnssmn s pubhc hearmg S S S

Applicant (2/23/04):

The ,applicant submitte{d‘draftﬂ copies of revised -proffered;condit‘i;cns:andifI;‘eXtual; Statement i
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 Applicant, Area Property Owners, Staff and Midlothian District Supérvisor (3/3/04):

A meeting was held to discuss the request. Concerns were expressed relative to the public -
hearing process, sizes of buildings, preservation of natural habitat and improvements to-
~Winterfield Road. e ‘ ‘

Applicant (4/8/04 and 4/9/04):

The applicant submitted revised proffered conditions, Textual Statement and conceptual - -
plan. IR T |

Applicant (4/12/04):

‘Revisions were submitted. =
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Textual Statement

Requested Rezone from general busmess C-50f1 3 acres, from C—3 of 6.1 acres, ﬁ'om y
agriculture A of 27.1 acres, to C-3 VVlth CUPD

Specifically, the applicant reqUests the following exceptiOns to required'.zoning conditionS'

1.

_ A fifty (50) foot exceptlon to the fifty (50) foot setback requn'ement ad_]acent to a

thlotlnan Turnplke

o A twenty-ﬁve (25) foot exceptlon to the twenty-ﬁve (25) foot setback requlrement
“adjacent to Wlnterﬁeld Road _

CA ﬁfty (50) foot exceptlon to the ﬁﬂy (50) foot setback requlrement from :
- Winterfield Road and the northern property hne for any RMF use.’

Exceptlons to the number_ of required park’mg'Spaces as follows: _

a. A 0.5 parking sp“ace exception to the nUmbef of required parking spaces ,

- for R-MF housing, which reduces the required parking spaces from 2.0 -
parking spaces per dwelhng unit to 1. 5 parkmg spaces per dwellmg umt

b. A0. 66 parkmg space exception for the requlred parkmg spaces for a
commercial shopping center, which reduces the required parking spaces
- from 4.4 parkmg spaces per one thousand (1 000) square feet of gross
floor area to 3.74 parking spaces per one thousand (l 000) square feet of
gross floor area. -

An exception to the requlrement that no more than 30% of the site’s gross acreage '
be used for R-MF use to permit a maximum of 33% of the s1te s gross acreage to
be used for R-MF use. S

_A thirty-four (34) acre exceptlon to the requlrement that C-3 zoning contain a

minimum of sixty-seven (67) acres to permit R-MF uses ina multl-use
development. , ‘

 Aten (10) acre exceptlon to the requlrement that R-MF uses contam a minimum

of twenty (20) acres.

A thirteen (13) unit per acre exception to the reS1dent1a1 den31ty limitation of
fourteen (14) units per acré to permit a maximum re51dent1al density of twenty--
seven (27) units per acre.



10.
11.
.
13.
14,
15,
16.
17.
18.

9.

A fifteen (1 5) unit exceptlon to the (10) ten dwelling umts per floor llmltatxon to

: penmt a maximum of twenty-ﬁve (25) dwellmg units per- ﬂoor

A twenty-ﬁve (25) foot exceptton to the twenty-five (25) foot set back

- requirement from interior dnveways for residential burldmgs

A (four) 4 foot eXception_to the thirty (30) foot public Aaccess road requirement for
residential un'its fo allow ‘atwenty-six (26) foot wideipublic 'roa‘d Laccess.. - '

An exceptron to the requxrement that construction be begun on a minimum of ﬁfty o
(50%) of the gross srte area devoted to non-resrdentlal uses before construction of

the RMF uses.

An exceptron to the requlrement that all re51dent1al bulldlngs 1nclud1ng accessory _

* buildings, on any parcel shall not cover more than forty (40) percent of the

parcel s area.

A fifteen (1 5) foot exceptton to the requrrement that all res1dent1al structures, -

“including accessory. structures, be located at least ﬁﬁeen (15) feet from any
- parking space _ i

_ An exception to the requtrement that the minimum dlstance between buildings

shall be thirty (30) feet plus five feet for. each story above three (3) stories.

An exception to the requirement that an area accessrble to.and included w1thm
the development of not less than ten (10) percent of gross acreage shall be
provided for suitable recreattonal use and in no event less than 1-1/2 acres be

“provided.

An exceptlon to the requurement that apartment bulldmgs constructed along an

~adjacent or 1ntemal pubhc road front that road

A twenty (20) foot: helght exceptton to the requ1rements of County Code Section -
19-598(4), relative to helghts of structures within: 100 feet of undeveloped S5
property within an R R TH MH or R—MF D1str1ct ,

Slgn exceptlons are granted as follows
a. Entrance signs shall be permitted along Mldlothlan Tumpike at each

entrance to the development. One sign may. be constructed as the Mam
~ Entrance sign and shall be a maximum of twenty—ﬁve (25) feet in helght

and shall contain a maximum of two hundred and fifty (250) square feetof

sign area on each side of this sign. All other entrances along Mldlothlan -
tumplke shall be deemed secondary entrances and shall be : a



maximum of eight (8) feet in height with a maximum of fifty (50) square
feet of sign area on each side of the sign. The signs shall be consmtent :
- with Design Guideline 4.1. :

b, There shall be one main entrance 51gn permxtted along Winterfield Road _
The sign shall be a maximum of elght (8) feet in height and shall contain a
maximum of seventy five (75) square feet of sign area on each side of the
sign. The main entrance sign along Wmterﬁeld Road shall be consistent
with Design Guideline 4.1.. ' , :

- ¢. - Two(2)¢ d1stnct s1gns 1nternally located in the prOJect shall be penmtted
each of which shall be a maximum of fifty (50) square feet and shall be ’
con51stent w1th Desxgn Guldelme 4 1. -

d. An exceptlon to allow tenant signs located within the pro;ect that are
consistent with DeSIgn Guideline 4.1.1. _

20. An exceptlon to the Mldlothlan Vxllage Standards on Tax ID 725- 709 7635

21.  An exception to penmeter landscapmg requlrements along Mldlothlan Tumpxke
and Winterfield Road. Provided, however, such perimeter landscaping shall be
consistent with the landscapmg reqmrements of Desxgn Guideline Section 2. 2 '

22, Atwenty (20) foot exceptlon to the corer 51de yard set back requlrements :

adjacent to Tax ID 725-709-7211 if penmeter landscapmg Bis pr0v1ded w1thm '
the setback , ‘

Revisen 4-7-04




=1
Sh j084 009 0 nﬂuos
,m" A ad'NoMeEd0L
s on - §0%¢D VN
B x (a3aN3INV) 9LEONSED
1 - o _ v
1 N _
. 2 R
il o b
"1 R L E LR

(&)
(@]
A -Il m\.. 5 l'
ml ' M _ b
_ 0 > AN NEDR . >
Q m — G NITO XAVHOIN
a '
3 o R S AV \
: ¢ o
Gl - A
" % M#AIIA o1 =
' 2 =
) 2 . g
\\‘\\\.m; 2 F} - r L .mhl 4 m p




‘oNeory]”
> napa H
QR |
B ﬂdam..

#0-40-v0

»0-00-40, TUVD
SWO A8 AP | |
swo e aanosa | |
swo ¢« g Mo || -

LOM1SHA NVIHLONAIN

NY)d E.U_S OLLYWIHOS
© IOVTIANYHLOIQW




%/ HLYON

; T
—4 T K.

/T 9LEONSEOD ASYD =

03SNO3I6-2




-,H

W

“JYOMIO D4V}
a3godoyd

91E0NSE0 35V

/ 03sNo316-3

. INZWNOIV
" ONLLSIXa _
\e.

. .

; S ¥



